Abstract: Resettlement resulting from dam construction has raised several concerns due to the negative aftermath impacts. In Ghana, the construction of three hydroelectric dams resulted in large-scale resettlements. Given the little experience that Ghana has in resettlements, it is necessary for a robust monitoring structure for resettlements. However, this was not available in the last resettlement undertaken for the Bui Dam Project. This paper aims at developing an assessment framework for monitoring resettlement activities on customary lands from a good governance perspective. Based on four good governance principles, transparency, public participation and inclusiveness, equity and rule of law and accountability, a good governance assessment framework is built and applied to the Bui Dam Project using a case study approach. Data were collected through interviews and focus group discussion with the key actors of the resettlement project. It was first found that the planning stage of the resettlement came out with a robust plan that was to prevent the impoverishment of the affected persons. However, in the implementation of the resettlement, not all good governance principles were adhered to. In conclusion, it was found that by deconstructing the resettlement process with a good governance framework, the problematic areas of the resettlement can be effectively differentiated between the planning and implementation phases.
Introduction
Resettlement as a form of compensation for compulsory land acquisition has raised several concerns especially with regards to the negative aftermath impacts on the affected communities [1] [2] [3] [4] . The underlying justification for undertaking resettlement is to acquire land in the public interest towards sustainable development. However, in spite of a careful and inclusive planning process, resettled populations are often left worse off than they were prior to the resettlement [5, 6] . This challenges the sustainable development rationale for land acquisition that precedes resettlement. Since the Ghanaian government's aim to increase providing key basic infrastructure to improve livelihoods, health care and energy supply largely includes the compulsory acquisition of large tracts of land, it is essential to explore how these land acquisitions and their resettlements will also be turned into development opportunities. This paper presents a framework for the assessment of good governance in the undertaking of resettlement activities as part of a dam construction in Ghana.
Although compulsory land acquisition has been used to acquire public lands in Ghana since 1850, few have resulted in resettlement as a form of compensation [7, 8] . The construction of all three hydroelectric dams in Ghana resulted in resettlement: the Akosombo Dam (1965) (1966) (1967) (1968) , which displaced 80,000 people, the Kpong Dam (1978 Dam ( -1981 , which displaced 6000 people, and the most recent being the Bui Dam (2008 Dam ( -2013 , which displaced 1200 people [3, 9, 10] .
A recently constructed dam is the Bui Dam Project (BDP) in Ghana funded by the Government of the People's Republic of China under an Engineering, Procurement and Construction contract, at the tune of 1.2 billion dollars [11] . The construction of the dam was undertaken by the Chinese construction company Sinohydro, while the other social and resettlement aspect of the project was handled by the Ghanaian government as with similar Sino-funded hydro-electric dam projects in other parts of the world [12, 13] . In line with the practices of the World Bank and other multilateral financers, a Resettlement Planning Framework (RPF), a forerunner to a binding Resettlement Action Plan (RAP), was formulated to guide the resettlement process. Previous studies on the Bui Dam have largely focused on the planning process, the livelihood impact from the resettlement and the role of the funding sources [11, [13] [14] [15] [16] [17] . Although these studies show that the resettlement planning process and the Resettlement Planning Framework adhered to good governance principles, little is known about how much of good governance principles were applied during the compulsory land acquisition and resettlement process [14, 17, 18] . The problems arising out of the implementation of well-formulated plans suggest a non-adherence to good governance in the implementation phase [15, 17] .
Given the little experience that Ghana has when it comes to undertaking resettlement on customary lands, this paper aims to build and apply an assessment framework for monitoring of the implementation phase resettlement activities on customary lands on the basis of good governance based on the thesis by the first author [19] . This framework is then applied to the Bui Dam Project. To reach this aim, the research questions that will be answered are: What is the relationship between good governance and resettlement? How can good governance be assessed in the implementation of a resettlement project in the absence of overarching guidelines? Did the implantation of the Bui Dam resettlement meet the principles of good governance?
In the following section, governance and resettlement from compulsory land acquisition are connected to build an assessment framework for assessing good governance in the implementation of resettlement. The study area discussing the resettlement process precedes the research methodology. Results on the assessment of good governance in the Bui Dam Project are then presented, followed by discussions and conclusions.
Governance, Customary Lands and Resettlement from Compulsory Land Acquisition: The Nexus
This section seeks to provide a background to governance, customary lands and resettlement. A framework for the monitoring of resettlement activities based on the principles of good governance is then built.
Governance and Good Governance Principles
Governance is a broad concept, with many views relating to its make-up. This study will define governance as how the society is managed through formal institutions and informal arrangements in order to reconcile the interests, obligations and priorities of citizens, interest groups and public officials [20] [21] [22] . Governance involves a set of actors, the "governors" 1 and the "governed" 2 , that represent an all-inclusive and accountable process of decision-making as opposed to the conventional assumption focused on the government as the single individual institution in governance. The quality of governance is generally assessed by setting the mandate against actions in terms of the principles of transparency, public participation, equity and rule of law and accountability [23, 24] . Good governance especially in terms of land administration is aimed at protecting the property rights of individuals and enterprises, as well as those of the state through the introduction of the good governance principles. These principles are however not an end in themselves, but a means to an end. Good governance is present where the identified principles are considered in the manner, processes and tools for decision-making, planning and implementation of projects [24, 25] . 1 This includes the government, large private interests and the institutions. 
Customary Lands
Customary lands is a multi-dimensional term that is used by different authors with different terms such as commons, communal lands, traditional lands and indigenous lands [26] [27] [28] [29] [30] . In an attempt at a universal definition, several studies have tried to streamline the various definitions from different contexts and regions. In this study, customary lands will be defined with three elements; first, land that is held on the basis of indigenous tenure rules that have evolved locally; secondly, the land holding is based on group and individual rights; and thirdly, the rights, responsibilities and restrictions over these lands have arisen as a result of accepted practices based on the customs and traditions of the group [27, 30, 31] .
It is estimated that about 78% of land in Ghana is held in customary ownership while 20% is held by the state as public lands, and the remaining 2% is held in joint ownership by the state and the customary ownership [32, 33] . Lands in Ghana are therefore held off the stool, skin, clan, family or state. Ollennu [34] identifies the two classes of people who access customary lands as the indigenous members/groups and the non-indigenous members/groups of a land-owning group. The indigenous members/groups have a lifelong right of use and access to the land by virtue of their membership of the land-owning group for their own use (Customary Freehold) [19, 35, 36] . The non-indigenous members, such as settlers and migrants in the area, may also be allocated a parcel of land subject to the land being vacant and the beneficiary's respect for the community's traditions and customs [37] . Though citizenship of a traditional area is conventionally based on the endeavors and the privileges of one's ancestors, and the resulting uterine lineage, Boni [38] describes situations in the cocoa growing regions of the country where settlers claim membership of the indigenous land-owning group as citizens (as opposed to being "strangers") due to their long stay in the area, as well as their participation and contribution to the group. Berry [39] however indicates that this citizenship described here, unlike a state citizenship, which is well-defined, is not subject to any formal laws, but to the dynamic customary rules, and is therefore subject to several interpretations.
The main method of public land acquisition in Ghana is through compulsory land acquisition [37, 40] . The 1992 constitution of Ghana defines public or state land as "any land vested in the government in trust for, and on behalf of the people of Ghana for the public service of Ghana, and any other land acquired in public interest for the purposes of the Government of Ghana" [41].
Resettlement from Compulsory Land Acquisition
Resettlement is the relocation of a group of people from their original settlement to another settlement. Asiama [19] identifies four forms of resettlement as voluntary and planned, voluntary and spontaneous, involuntary and spontaneous and involuntary and planned resettlements. These four forms of resettlement result from different activities. The resettlement resulting from a compulsory land acquisition is the involuntary and planned resettlement. This is defined as the physical transfer of individuals or groups from their usual residence to another location by an external body with the provision of housing, basic services and infrastructure, livelihood opportunities and security of tenure to the displaced persons in the new location [19, 42] . Cernea [43] identifies the parties in a resettlement as the acquiring body, the resettled population and the host population. It is uncommon for the acquiring authority to find bare land without owners or inhabitants to resettle the displaced population. The host population is the community within or near the area to which the affected population are to be relocated, where they will have to share land, social services and other natural resources [44] . The host population is usually omitted during the planning of the resettlement; however, this brings about difficult problems during the implementation. This is because although the host community may react well to the arrival of the resettlers, the resulting increase in population, along with the increase in the demand for water, food and social services may render them inadequate. Conflicts may also arise where the acquiring authority only caters for the resettlers and neglects the host population [45] . Although the thorough integration of resettlers and the host community is a Land 2017, 6, 80 4 of 24 gradual process, Cernea [43] recommends the formulation of policies to speed it up in order to rebuild the severed social connections and have a viable community.
Financial compensation, the second form of compensation for compulsory land acquisition, is the provision made for persons whose properties have been compulsorily taken to reimburse them for the property loss, as well as the associated losses. Alias and Daud [46] indicate the goal of compensation as an attempt to reinstate the affected person to his/her former station prior to the acquisition if not better. Financial compensation is the payment of the monetary equivalent of the property lost, as well as the other associated losses, to the affected persons [47] . Financial compensation and resettlement is combined in some cases as the form of compensation [9] .
Monitoring Resettlement from Compulsory Land Acquisition: A Good Governance: Assessment Framework
The unacceptable adverse socio-economic impacts of large dams have driven multi-lateral donor groups to adopt sophisticated sets of policies, operational procedures and guidelines to guide the resettlement process. The World Bank, having a lot of experience in this area, has taken the lead to formulate the Operational Policy/Bank Policy (OP/BP) 4.12 with the objective of aiding affected persons' efforts to at least restore their livelihoods, if not improve them, to the standards prior to the to the resettlement [44] . An important requirement identified in these policies for every step in the resettlement process is the application of the principle of the Free, Prior and Informed Consent (FPIC) to level the playing field for the three players: the state and its agencies, the market and the civil society [48, 49] . The FPIC advocated goes in tandem with the recent trend that shifts focus from a centrally-planned and technology-driven decision-making approach to a more participatory and integrated approach to development projects. This provides a strong basis for good governance in decision-making, leading to the redistribution of the roles and the responsibilities among the governance players [50] .
The significance of good governance in resettlement can be viewed from its essence with respect to land administration in general [19] . Tenure security and land access, being basic elements of economic growth and social development, have the restoration of the livelihoods of the affected persons dependent upon them. In order for this to be fulfilled, there is the need for a transparent, participatory, equitable and a corruption-free accountable system that will safeguard the cultural heritage, minority interests and the livelihood [51] . Good governance in public administration is aimed at protecting the rights of individuals, organizations, as well as the state through the introduction of certain principles in the management of public activities, paving the way for a common ground for negotiations and discussions amongst the actors and the stakeholders. These principles cover many areas; however, in this study, the four that are found to be broadly dealt with in the literature of land administration cover transparency, public participation and inclusiveness, equity and rule of law and accountability (other salient good governance principles such as effectiveness and efficiency and responsiveness are touched upon within these four principles, but not in detail) [19] [20] [21] 52 ].
Transparency
Transparency in resettlement can be viewed as comprising two components: access to information and openness of the process [25, 53] . The dissemination of and access to timely and relevant information to all affected persons and their representatives provides a solid platform for their participation in the decision-making and collaboration with the acquiring authority [44, 54] . This aids in reducing the fears and misconceptions of the affected persons and builds their trust in the project. With the complicated nature of the resettlement process, information needs to be as simple as possible for the affected persons. For transparency to be maintained, studies have shown the need for a high level of accessibility to resettlement plans, together with the level of bureaucracy, and the complexity of the information provided. With regards to the openness of the process, the clarity and simplicity of the information provided is called into question. This involves the timely sharing of information regarding the timeline of the land acquisition and resettlement process, the determination of compensation, both the form and quantity, as well as the available sites for resettlement and their related information.
Public Participation and Inclusiveness
Public participation falls at the heart of the implementation of the FPIC principle encompassing the involvement of all relevant parties and the nature of the decision-making process [55] [56] [57] . The planning of resettlement is usually done in broad consultation with several stakeholders and actors ranging from the national level to the local level, who are directly or indirectly affected by the land acquisition and resettlement for the dam, with each one having their own benefits [20, 58] . The three key actors in a resettlement that is in line with good governance principles are the state, the market and the civil society [1, 45] . The state in this case is the government of the project country that usually initiates the project. The state may also encompass the authority that is acting for and on behalf of the government to undertake the project. The market is any other body, apart from the state, that is directly or indirectly affected by the land acquisition and the resettlement, as well as their agents and representatives. The market may include the affected community, the host community, as well as other users of the natural resources involved. The civil society describes the groups that operate outside the scope of the state and the market and are not financially motivated by either group, in the interest of the citizens, especially the minority and vulnerable groups. They usually play the role of the watchdogs in the resettlement process. Benefits of public participation for each of these groups differ from each other. For the market, public participation allows for their insight in the process to be utilized so their needs can be adequately met. In the same vein, on the part of the state, it helps for the peculiar social, cultural and economic issues that are specific to the area to be identified and dealt with in the appropriate manner. This will help to reduce the occurrences of inaccurate assumptions about the needs and preferences of the affected persons. Customary areas are especially vulnerable when assumptions area made about their practices. This is due to the dynamic nature of the customary system, rendering every area unique in its norms and customs. Furthermore, the need for public participation determines how the outcome of the project affects not just the present generation, but also the generations yet to come. The nature of public participation takes different forms as already seen. The World Bank [44] therefore recommends in the World Bank Resettlement Policy Framework that the level of participation should not just be at the informing and consultation level of public participation in the planning and implementation, but it must reach the level of collaboration and partnership. This level of participation will enable the acquiring body to share the success or failure of the project with the affected persons. It will also reduce the costs that may be incurred later from supporting the affected persons as a result (dependency syndrome) [43] . Public participation requirements in resettlement encompass the manner through which the market is involved in the determination of the key parts of the land acquisition and the resettlement such as the type and assessment of compensation and the determination of the resettlement sites. With the several policies, laws and regulations covering the resettlement procedure, as well as the technical details that may not be familiar to the affected persons, an important aspect of public participation is the involvement of professionals who work for the affected persons.
Equity and Rule of Law
Equitable considerations in land acquisition and resettlement seek to hold the standard that all affected persons should have the same service considerations and treatment [24] . Equity and rule of law in resettlement here covers the fair and adequate compensation, tenure security, livelihood restoration, equal treatment of all parties involved and upholding of the rule of law. Beyond this, Curry [59] illustrates two perspectives of equity, being distributional and intergenerational equity. The former ensures that the needs of the minority and the vulnerable are not overlooked through a fair distribution of the resources. Intergenerational equity deals with the efficient and effective distribution of rights and resources with adequate consideration for the future generation. This similarly applies to the assessment of compensation. In expressing the importance of intergenerational equity consideration in customary Land 2017, 6, 80 6 of 24 lands, Ollennu [34] points out that " . . . land belongs to many who are dead, few who are living, and countless yet unborn". The assessment of compensation is aimed at reinstating the affected party to his/her living standards prior to the land take, if not better. Compensation may be either monetary, resettlement or both. Experience in Ghana and other parts of Sub-Saharan Africa has shown that where the monetary form of compensation is used, the affected persons find it difficult to manage the sudden apparent monetary gain and fail to appropriately invest the money, leaving them destitute after a few years. The solution to this is the use of resettlement. The resettlement replaces everything that was taken at least at the minimum living standards, as well as other incentives and programs to make up for the "shock" caused by the sudden relocation and to help the affected persons back on their feet in terms of their livelihoods. Past resettlements such as dams on the Tana River in Kenya, Volta River Project in Ghana and the Kariba He Dam on the Zambezi in Zambia and Zimbabwe have caused impoverishment as their lands were simply replaced without considerations for their livelihoods [4, 60, 61] . The descendants of the project affected persons in these projects, which took place in the 1960s and 1970s respectively, are still facing problems related to housing, landlessness and economic hardships, relying on the acquiring authorities for their basic needs, sparking an endless cycle of dependency syndrome. Equity in resettlement entails the equal treatment of the affected persons regardless of their ethnicity, age, gender or standing in the community; assistance by professionals in the compensation assessment; as well as the respect for local and traditional norms and customs in the community.
The rule of law in resettlement requires the existence and adherence to the laws and regulations covering the process, as well as protection under those laws [62] [63] [64] . Rule of law therefore begins with a clear existing process for compulsory land acquisition and compensation outlined in the law, or a legally binding instrument [65] . This will allow the parties, especially the affected persons, to be more confident in the process.
Accountability
Effective accountability is one of the vital ways of combating corruption [51] . In assessing the quality of accountability in land administration, Graham et al. [66] suggests two things to know; first, whether there is a clear assignment of responsibilities to the people involved for the various functions to be performed and the responsibilities assigned to those involved are appropriate and are according to their skills; and secondly, the accountability arrangement itself. There are two forms of accountability arrangements: vertical accountability and horizontal accountability. The most common type is the vertical accountability, which is towards the governed, either directly or through the media and civic organizations. Horizontal accountability is the use of checks and balances at the level of the authority imposed upon it. An example of this is the existence of the legislative and judicial arms of government, the ombudsman and auditing agencies, to serve as checks on the executive arm of government. With respect to accountability in the land acquisition and resettlement process, some of the indicators that will show accountability are the clear assignment of responsibilities to the parties involved, the appropriateness of the responsibilities assigned and the existence of bodies to horizontally and vertically check the acquiring authority. Table 1 below presents the breakdown of good governance assessment framework for resettlement from compulsory land acquisition. The principles of good governance explained in the preceding sub-sections were broken down into thematic areas according to their relationship with resettlement. To build up the framework to be more specific and measurable, these thematic areas are further broken down into indicators which will be assessed towards the identified good governance principles. 
The Assessment Framework

Study Area
The area under study is the Bui Resettlement Township B. The township covers an area of one square kilometer, with a population of 654 forming 124 households. The township was created in 2011 to resettle the second of the two groups affected by the Bui Dam Project. The first group was resettled in the Township A in 2007 when they were affected by the dam construction. The township B inhabitants were affected by the inundation of the area by the reservoir created by the dam (Figure 1 ). 
Research Design and Methodology
The aim of this study is to build and apply an assessment framework for monitoring resettlement activities from dam construction in customary lands based on good governance. A case study approach is used. Yin [67] recognizes the case study research approach as the most 
The aim of this study is to build and apply an assessment framework for monitoring resettlement activities from dam construction in customary lands based on good governance. A case study approach is used. Yin [67] recognizes the case study research approach as the most appropriate strategy where the research questions are more explanatory, with the research being based on an existing issue that have behavioral situations in the research environment ensuing within the real world context and beyond our control. The nature of compulsory land acquisition and resettlement coupled with the differing and sometimes unstable environment, as well as the accompanying social, economic, and cultural issues make the case study approach the most appropriate for this study. To be able to get a closer look at the phenomenon to get a deeper insight and broader exposure to it, the single case study approach is used in this study. A mix of quantitative and the qualitative methods is used.
The data collected comprised primary and secondary data. The primary data collection tools used were focus group discussions and structured and semi-structured interviews. The secondary data collected included the statutes, regulations, the Resettlement Planning Framework (RPF) and the claims made during the interviews. Semi-structured interviews, with opened-ended questions, were conducted for the Bui Power Authority and the Volta River Authority, the Lands Commission and the District Assembly (the Assembly member and the Unit Committee of area). The semi-structured interviews were used because of the depth of the information needed and the involvement of those respondents in the Resettlement Project. Structured interviews, with closed-ended questions, were conducted with a sample size of 38 households though the formula used below, reaching a sample size of 32. In the selection of the sample size for this study, the Alain Bouchard sampling formula is used as shown below;
where: N = population size (124 for this study) p = the estimated frequency for the sample size n; that is proportion of success (50% in this study) E = tolerable error (15% in this study) Zα/2 = value given for the confidence interval according to the precision desired (1.96 for this study).
To make sure that both indigenes and settlers were interviewed, 19 of the respondents came from the area inhabited by indigenes, and the other 19 came from the settlers' area. A satellite image of the area was then obtained and used to identify the houses through which the selection of the households was made through systematic random sampling. The heads of the household were the main points of contact; however, where possible, other members of the family joined in. Although structured questionnaires with closed-ended questions were used, the respondents were given a chance to air their views, where they were willing to give reasons for or explain their responses further. These views were recorded on the questionnaires to be used in the analysis. The respondents were seen to be key in the study because they were directly involved in the planning and implementation of the process. Table 2 shows a profile of respondents representing the households.
Focus group discussions (FGD) were also conducted with key members of the community including the chiefs' elders, the leadership of the youth and the unit committee of the area. The number of participants ranged from four to seven depending on the number of people available at the time. The participants were also purposively selected and, in the case of the elders, with the help of the royal family heads of each village. The focus group discussion covered the salient issues regarding the compulsory land acquisition, which could not be discussed during the household interviews due to their 
Good Governance in the Implementation of the Bui Hydroelectric Dam Resettlement
This section presents the results of good governance in the Bui Dam resettlement. The results are structured according to the relevant principles and thematic areas of good governance that are related to this work as explained in Section 2. It was generally found that there was high transparency in the resettlement and low transparency in the compulsory land acquisition process, low public participation and inclusiveness, inequality low level of the rule of law and a low level of accountability. The result of the assessment of the specific indicators is provided in Appendix A Table A1 . The overall good governance score in the implementation of the Bui Hydroelectric Dam Resettlement was 27%.
High Transparency in Resettlement, Low Transparency in Compulsory Land Acquisition
It was generally found that the involvement of two bodies handling the compulsory land acquisition and resettlement respectively resulted in differing levels of transparency, as the resettlement process, handled by the Bui Power Authority, was found to be very transparent, whereas the Lands Commission, which handled the compulsory land acquisition, was not as transparent.
Access to Information
To provide a strong link between the acquiring authority and the resettled community, the Bui Dam Project (BDP) strived to improve the information provision and access methods that were used in previous resettlement projects in Ghana, as well as others in developing countries (Bui Power Authority (BPA) Official). The BPA insinuated that the best practices for information provision were much adhered to. This sentiment was shared by the village elders and majority of the households, 84% of whom felt that the key method used in the provision of information helped them to at least understand what was going on. The media for communicating with the affected persons had a major effect on the response of their response and their ability to understand. It was seen that although the clarity related to the household surveys and public announcement was very high, this was not the same with the information provided through television and radio (12%), as a majority of the population did not own either of these media (70%), or did not understand the information put through (18%) (Figure 3 ). This stands to reason as the information provided was mostly in English, to an audience that did not understand English. This notwithstanding, the affected persons were generally satisfied with the manner of information provision by the BPA.
On the other hand, access to information looks at how information is sought by the affected persons. Taking advantage of modern technology, the BPA used the cell phone as the prime medium of information access, primarily through a high-ranking BPA official. This was done to cut out the bureaucracy involved in the setting up of an information office in the various communities. This was however not a success initially as mobile phone coverage in the area was very low, with few people owning them. Therefore, they had no option but to walk at least seven kilometers to the resettlement office at the dam site when they needed information (Figure 1 ). The use of the mobile phones was also augmented by frequent visits of the resettlement officials to the affected communities. However, despite how seemingly effective this approach was, the community members, especially the youth, complained that although they knew they could go to the BPA officials directly, traditions and customs of the area required that the chief and elders be informed of the request before they will give permission for the community member to go the BPA official. This thus added another layer to the bureaucracy the BPA attempted to reduce. owning them. Therefore, they had no option but to walk at least seven kilometers to the resettlement office at the dam site when they needed information (Figure 1 ). The use of the mobile phones was also augmented by frequent visits of the resettlement officials to the affected communities. However, despite how seemingly effective this approach was, the community members, especially the youth, complained that although they knew they could go to the BPA officials directly, traditions and customs of the area required that the chief and elders be informed of the request before they will give permission for the community member to go the BPA official. This thus added another layer to the bureaucracy the BPA attempted to reduce.
(a) (b) Figure 3 . How clear was the information through these media? (a) Household survey/public announcement/hearing; (b) television/radio (n = 38).
Openness of the Process
The openness of the process was determined by unpacking the land acquisition and resettlement process and assessing the understanding of the affected persons for each aspect. The affected persons showed that they were given adequate explanation regarding the land acquisition and resettlement process. However, looking at the individual aspects (Figure 4) , it is seen that more people understood the aspects related to the resettlement processes (timetable and resettlement plans) than those in relation to land acquisition (compensation assessment). 
The openness of the process was determined by unpacking the land acquisition and resettlement process and assessing the understanding of the affected persons for each aspect. The affected persons showed that they were given adequate explanation regarding the land acquisition and resettlement process. However, looking at the individual aspects (Figure 4) , it is seen that more people understood the aspects related to the resettlement processes (timetable and resettlement plans) than those in relation to land acquisition (compensation assessment). owning them. Therefore, they had no option but to walk at least seven kilometers to the resettlement office at the dam site when they needed information (Figure 1 ). The use of the mobile phones was also augmented by frequent visits of the resettlement officials to the affected communities. However, despite how seemingly effective this approach was, the community members, especially the youth, complained that although they knew they could go to the BPA officials directly, traditions and customs of the area required that the chief and elders be informed of the request before they will give permission for the community member to go the BPA official. This thus added another layer to the bureaucracy the BPA attempted to reduce.
The openness of the process was determined by unpacking the land acquisition and resettlement process and assessing the understanding of the affected persons for each aspect. The affected persons showed that they were given adequate explanation regarding the land acquisition and resettlement process. However, looking at the individual aspects (Figure 4) , it is seen that more people understood the aspects related to the resettlement processes (timetable and resettlement plans) than those in relation to land acquisition (compensation assessment). The crop value rates and the payment schedule for compensation were not made available to the resettled persons in the process of crop valuation. This was because the lands commission (the valuation authority) insisted that the procedure for valuation and the rates used comprised confidential information, which could not be divulged. The resettlement process was however more open, with the resettled persons knowing exactly what the process entailed, as well as the timelines for each activity so they could adequately prepare. The openness of the process therefore differed depending on the body that was handling the process. The resettlement handled by the BPA was more open, compared to the compensation assessment handled by the Lands Commission.
Low Public Participation
Though it was found that the local people and their representatives were involved in the process, public participation was generally found to be low in the project, as there was a low involvement of the local people in the processes, their complaints received no responses and the local people had no say in the resettlement plans drawn up by the acquiring authority.
Involvement of Actors
Participation of the key actors in the resettlement process was mostly dependent on their level of expertise. The bodies that were involved in the resettlement planning from a governance perspective were for the State: the acquiring authority (the Bui Power Authority-BPA), the valuation authority (the Lands Commission), the Regulatory Body (Environmental Protection Agency-EPA) and the Collaborating Bodies (the Town and Country Planning Authority, the Ghana Health Service, the District Assembly and the Ghana Education Service). For the market, there was only one key actor, the resettled community, as there were no communities who were close enough to be designated a host community according to the characteristics set out by Cernea [43] . The key civil society group that was involved in the resettlement planning was the Ghana Dams Dialogue (GDD). However, the involvement of the market and the civil society groups in the resettlement implementation was minimal, as the acquiring authority, valuation authority, regulatory authority and the collaborating played larger roles due to their expertise in this area. The resettlement community was mostly represented by their leaders who were the Traditional Authorities, the Youth Leadership Committee and the Unit Committee of the District Assembly. However, the degree of involvement of these actors was largely dictated by the customary rules of the area. The Traditional Authority, in their role as the gatekeepers for the community, require that they know and control all information coming into and going out of the community. They were always the point of call for the BPA when the community needed to be engaged. The Youth Leadership Committee's involvement was seen as minimal for two reasons. First is that they did not have a direct line to the BPA, and secondly, since they were mostly farmers and fishermen, they were usually not available for the frequent community engagement with the BPA. They were therefore compelled to rely on the Traditional Authorities for their concerns to be raised. The involvement of the Unit Committee was also minimal in the initial stages as it drew its mandate and authority from the District Assembly, which was reluctant to get involved (Focus Group Discussion with the Unit Committee). However, with the involvement of the civil society group, the District Assembly got more involved either as a party or as a witness to the negotiations. Although the acquiring authority's aim to reduce bureaucracy led it to try to engage the community members directly, this was frowned upon by the Traditional Authorities, who saw it as a ploy to subvert their authority (FGD with Traditional Authority).
The Decision-Making Process
The decision-making process was much related to transparency as information received determined how effective the resettled persons would be in the decision-making. The basic tenets of an effective decision-making are for all parties involved to be given an equal chance to make suggestions, and lodge complaints, and for these to be taken into consideration by all parties involved. However, in the Bui Dam Resettlement, although suggestions and complaints were made and received by the BPA, it only amounted to a consultation, as admitted by the BPA officials. Ninety two percent of the community members agree that they were consulted in the decisions taken through the almost daily meetings with the acquiring authority. However, asked whether they saw their suggestions in the implementation, the number reduced to 39%. One key decision was the choice of the resettlement site. According to the BPA official, the aim was to consolidate the three communities into one, to save resources. However, due to their vocational differences, the fishing community, Bator, sought to be resettled close to the river, in an area allocated to them by the Paramount Chief (Bator Elders). However, this was vetoed by the BPA, and the three communities were consolidated into one resettlement township far from the lake. However, the BPA official pointed out that the choice of the resettlement site was made by the community members themselves. With regards to the handling of the complaints, although a specially-planned comprehensive grievance process was planned that would see a community member appointed by the chiefs in the area as the Grievance and Liaison Officer, the lodging of complaints was done the same way as the acquisition of information: through a phone to a BPA Official. However, due to the customary arrangements, as with transparency, the Traditional Authorities as gatekeepers made the process lengthy. Therefore, out of the 68% of the community members who knew how to lodge complaints, 32% successfully lodged a complaint, with 8% seeing some action being taken on the complaint. The decision-making process is in relation to aspects of the resettlement that require technical expertise such as the design of the houses, the valuation of assets and the provision of legal advice were all handled by the authority without the community being educated and given the opportunity to hire their own team of professionals.
Inequity and Low Level of Rule of Law
The results showed a low level of equity and rule of law. This was characterized by inadequate, delayed and low compensation, a low perception of tenure security (though legal tenure security was found to be high), the absence of a comprehensive legally-binding livelihood enhancement and resettlement plan and the unequal treatment of the settlers and indigenes.
Inadequate Compensation and Tenure Security
The compensation assessment was undertaken solely by the Lands Commission (a government agency) with no involvement of land valuers and lawyers representing the affected persons. The agreed compensation was resettlement for the residential land and monetary compensation for the farms. The Elders of the communities and the Youth Leadership Committee both corroborate that the community suggested the engagement of their own professionals to aid them in understanding the process and to negotiate for the crop values, but this suggestion was discouraged by the Lands Commission. The Lands Commission's reason for this stance is that it is the only mandated body to undertake valuation for compensation purposes under the State Lands Act, without any opportunity for compensation negotiations (Lands Commission officials and Focus Group Discussion with the Elders). The crop values were not revealed to the farmers or their representatives as this was described as privileged information by the Lands Commission. The payment of compensation for the allodial interest was made to the paramount chief of the area as he holds the allodial interest in trust for the people. This was then supposed to be distributed to the village chiefs and then the family heads as the holders of the customary freehold. However, this compensation never trickled down to the family heads as it was decided to be used for development works in the traditional area by the traditional council. Every member of the community was to be compensated for their assets. However, only 3% of the respondents received their compensation within six months of the land take; 76% received theirs after six months; and 21% never received compensation. However, since the community members were not privy to the rate used for the valuation, it is not clear whether interest was paid with the late compensation. This affected the tenure security as the affected persons reported that although they had been given new land for residence and agriculture, they still did not feel tenure secure due to what Land 2017, 6, 80 14 of 24 they described as a fear that their lands would be taken from them again. Hence, whilst the affected persons enjoyed legal tenure security, they did not feel tenure secure.
Lost Livelihoods, Unequal Treatment of Affected Persons and Low Rule of Law
Ghana's constitution requires resettlements to be done with due regards to the economic well-being of the affected persons, which was the aim of the BPA (BPA Official). To this end, the Resettlement Planning Framework made provision for the establishment of a Livelihood Enhancement Program (LEP) to create opportunities for the affected persons to restore and enhance their livelihoods as a form of benefit-sharing from the dam. This was to cover the key livelihood activities in the area: farming, fishing and trade/business [68] . The re-establishment of farms was more successful as there was a marginal reduction in the number of people who left farming: 95% of the respondents to 78% (Household Survey, 2014). This is despite the monthly allowance of Gh¢50 (EUR 30) given to the farmers as they re-established their farms, without any agricultural extension services (the official minimum monthly wage at the time was Gh¢71.55 (EUR 47.70) [69] ).
The two main occupations in the area were fishing and farming (Table 2) . Farming was successfully re-established with the farmers receiving equivalent sizes of farmlands. However, fishing was not re-established as farming was. The previous fishing community, Bator, was some 150 m away from the Black Volta. From their current site, the community is 11 kilometers to the nearest fishing grounds. With almost no community member having a means of transportation, they have to walk. They have therefore had to give up fishing as the walk is especially tedious for the older community members. Summarizing their foresight to this situation, an elder of the Bator community lamented "We told the BPA that we are a fishing community. We therefore identified an area within the traditional area's boundary close to the river and rich in fish. We made this known to the paramount chief, who gave his consent and blessings, and we informed the BPA about it. But we were still sent far from the river". Furthermore, the community had together built a fishing pond in their old settlement to support their fishing during the lean season. However, this fish pond was never rebuilt as planned, but the BPA rather suggested financial compensation, which the affected persons rejected.
The livelihood plans were never implemented for the fishermen. With no alternate fishing grounds to turn to, the fishing in the resettlement community is almost dead, with the number of fishermen reducing from 21% of the population to 3% (Tables 3 and 4 ). This has also affected the trading activities in the area as they are closely aligned to fishing and farming (FGD with Unit Committee). Farmers have their wives selling the surplus food crops, and the wives of the fishermen sold the surplus fish. This meant that the slowdown in the fishing activities also had a significant impact on the fish mongering businesses (Table 4) . This apparent difference between the treatment of the indigenes and settlers was not clear to the expropriated; however, when asked whether they saw the implementation of their views, the results showed that the ratio of the indigenes who saw their views being implemented to the settlers who saw same was two to one ( Figure 5 ). This shows a possible preferential treatment towards the indigenes at the expense of the settlers. This was also reflected on the changes in the occupations of the affected persons with respect to indigenes and settlers (Table 3 ). It is seen that farming marginally reduced among the indigenes, whereas fishing significantly reduced among the settlers with unemployment rising to 21%. The businesses of the settlers were also seen to suffer a significant reduction. This apparent difference between the treatment of the indigenes and settlers was not clear to the expropriated; however, when asked whether they saw the implementation of their views, the results showed that the ratio of the indigenes who saw their views being implemented to the settlers who saw same was two to one ( Figure 5 ). This shows a possible preferential treatment towards the indigenes at the expense of the settlers. This was also reflected on the changes in the occupations of the affected persons with respect to indigenes and settlers (Table 3 ). It is seen that farming marginally reduced among the indigenes, whereas fishing significantly reduced among the settlers with unemployment rising to 21%. The businesses of the settlers were also seen to suffer a significant reduction. With respect to the rule of law, Ghana's inexperience with resettlement leaves its 1992 Constitution as the only legal provision guiding resettlement. It requires the affected persons to be resettled, taking their economic well-being, social and cultural values into consideration. Since this provided no specific guidelines for the acquiring authority, the acquiring authority formulated the Resettlement Planning Framework (RPF) based on the World Bank's OP 4.18. However, as these provisions were not legally binding on the BPA, it was not required to follow them. With respect to the rule of law, Ghana's inexperience with resettlement leaves its 1992 Constitution as the only legal provision guiding resettlement. It requires the affected persons to be resettled, taking their economic well-being, social and cultural values into consideration. Since this provided no specific guidelines for the acquiring authority, the acquiring authority formulated the Resettlement Planning Framework (RPF) based on the World Bank's OP 4.18. However, as these provisions were not legally binding on the BPA, it was not required to follow them.
Low Level of Accountability
In terms of accountability, though there was a clear assignment of responsibilities to the appropriate bodies, there were no working structures put in place to effectively hold these bodies accountable for their actions (or inactions).
Assignment of Responsibilities
With the authority's core mandate being the development of the hydroelectric project, the results showed that it rightly assigned activities that were outside its scope to the appropriate bodies. These included the Ghana Education Service, the Ghana Health Service and the District Assembly handling education, health and sanitation, respectively. The Town and Country Planning Department was also at hand to aid with the development of the resettlement site. However, the role of these government bodies was purely advisory until the resettlement site was completed and handed over to them 3 .
Accountability Arrangements
The BPA in its activities was not answerable to the affected persons, although the Environmental Protection Agency (EPA) and the Water Resource Commission (WRC) provided some form of government oversight 4 . However, these oversight activities did not cover the resettlement activities. Therefore, to ensure accountability, the Resettlement Planning Framework made provision for internal monitoring and external evaluation mechanisms that comprises the representatives of the affected persons, an NGO and the appropriate governmental bodies. Three evaluations were to take place within the first six months of the resettlement, after 18 months and after 36 months to assess to conditions of the affected persons [68] . However, these never took place, although the Ghana Dams Dialogue played a mediating role between the affected persons and the BPA. In terms of the internal monitoring, the community met with the BPA three times within the first six months after they were moved, and their links with the BPA were severed. Regarding justifying their decisions, as the community members did not write down the agreements on the laid down plans, the BPA usually went back on the agreed plans 5 . However, the involvement of the NGOs and the media aided with raising the level of accountability especially in relation to the livelihood aspects of the resettlement 6 .
Discussion
This section discusses the results from the previous section in terms of the relevant good governance principles identified in Section 2.
Transparency: Access to Information and Openness of the Process
Access to information is the gateway to participation of the affected persons in a compulsory land acquisition and resettlement process. The tools used in the provision of information in the Bui Dam resettlement process-television, radio, public announcements-are all theoretically effective tools according to Adu-Gyamfi and UN-Habitat [32, 70] . However, rom the results from the interviews, this was not effective in the Bui Dam resettlement project, as majority of the people did not have access to televisions and radio. The few who owned these media did not understand the information being put across. The public announcements and household surveys were rather more effective. This is due to the close-knit nature of the communities involved. The Resettlement Planning Framework (RPF) further suggested the establishment of information centers for each community to be manned by the locals. This was done to build the trust of the local people in the process [43, 71] . The project 3 Interview with the Resettlement Officer. 4 Interview with the Resettlement Officer. 5 Focus group discussion with Unit Committee Members. 6 Interview with the Resettlement Officer. The use of mobile phones as a source of information reduced the bureaucracy on the part of the BPA, though this has not been covered by recent literature. The Resettlement office had a dedicated phone line to deal with the information requests from the community members. However, the stature of the chiefs as gatekeepers increased bureaucracy on the side of the local community [72] .
The explanation and timely information on the compulsory acquisition process has not been part of past resettlements in Ghana [18, 61] . However, the BPA and the Lands Commission sought to break this trend by explaining the entire process of resettlement and compulsory land acquisition respectively to the local people. However, the understanding of the local people of the two processes differed with the two bodies. Though the people understood the BPA's explanation of the resettlement plans and the timeline for resettlement, the Lands Commission's explanation of the compensation assessment and the payment schedule was not well understood by the community members. This is because in the law governing compulsory land acquisition in Ghana, there is no requirement for the process to be explained to the local people. This practice is confirmed by Anim-Odame [40] , who indicates that the Lands Commission is more cooperative with professionals in the real estate industry than with the local people as these professionals are more versed with the technical aspects and procedures. This disparity shows that the BPA and the Lands Commission did not adhere to the OP 4.12 that requires the education of the project affected persons. This is a contrasts with a compulsory land acquisition in a Millennium Development Authority-funded project where the lands commission adhered to the information provision to the project affected persons in the OP 4.12 [40] .
Public Participation and Inclusiveness
On the part of public participation, it was found that though the affected persons felt very much involved in the process, their participation was found to be subject to the traditional authorities who acted as gatekeepers to the community. This included the Unit Committee who worked through to the traditional authorities, a departure from the findings of Ubink and Quan [72] that the local government was always in direct confrontation with the traditional authorities. The frequency of the meetings between the affected persons and their representatives showed a close contact; however, as the BPA usually met with the traditional, there was less interaction between the affected persons and the BPA. However, the people felt that their views were adequately put forward by the traditional authorities, as found by Cernea [43] that the involvement of the traditional authorities expedites communication and cooperation because of the respect and trust for them. However, the youth of the community felt left out of the process because they felt that whilst their views and needs were not adequately communicated by the traditional authorities, they were also not allowed to be in direct contact with the BPA.
The low participation of affected persons in past resettlements has adversely affected the results of the resettlement causing a lack of trust between the two parties, and later over dependence on the acquiring authority [17, 61] . The World Bank [44] recommends that for the Free, Prior and Informed Consent (FPIC) to exist, the involvement of the affected persons needs to reach at least the level of partnership/cooperative participation. The field results showed the views of the affected persons were sought albeit more often through their representatives than through a direct interaction. The opportunity to lodge complaints was also stifled by the gatekeeper status of the traditional authorities, putting the situation at odds with the findings of Juul and Lund [73] who found that community members' involvement in decision-making on customary lands is high. The BPA, however, saw that the people's views were considered; however, there were certain laws and regulations that restricted them from implementing the people's views. Therefore, the lack of a feedback system in the process resulted in a loss of confidence in the decision-making process as is demonstrated by Ewan and Smith [74, 75] .
Equity and Rule of Law: Compensation, Livelihood Revival and Treatment of Affected Persons
The compensation for the land taken in the Bui Dam project was paid to the traditional authorities who manage the allodial title. This was done in order not to upset the customary arrangements of the affected persons. According to the customary practice, the compensation should be paid to the holder of the allodial interest and then distributed to the holders of the lower title holders. However, this did not happen as with the practice of stool land revenue distribution [72] . In terms of the time for the payment of the compensation, the related literature and the OP 4.12 did not define an appropriate time for the payment of the compensation, as this is relative, depending on the area. However, an indication of the proper time for the payment of compensation in Ghana has been given by the Mines (Compensation and Resettlement) Regulations [76] as within three months. From the field study, it was found that the minimum payment for the compensation for most of the affected persons was six months. Though the bureaucracy related to the approval of compensation explains a part of the problem, Larbi et al. [7] is of the view that the detachment of the compensation payment from the compulsory land acquisition process by the State Lands Act [77] also contributes to the late payment.
An important way of maintaining intergenerational equity is the restoration of the livelihood of the affected persons after resettlement. Past studies have blamed the failure of livelihood restoration on inadequate resettlement plans [55, 78] . Mettle's [17] assessment of the Livelihood Enhancement Program (LEP) showed a detailed program; however, this never took off. In lieu of this, money was provided to the affected persons to enable them to restart their lives, although the results show that this was not enough. Similar instances are reported by Kusiluka et al. and Syagga and Olima [6, 78] for resettlements in Tanzania and Kenya, with the later recommending post-resettlement assistance and monitoring for a period of at least five years. Cernea [43] however warns that the provision of support after the end of the process should not be paternalistic in nature, but should rouse the commitment of the resettlers to self-sustainability and development through self-mobilization. There is therefore a fine line to be trod for a successful livelihood restoration. The Bui Dam Project however differed from this approach, and the affected persons were left on their own soon after the project was completed. The results from Township B covered in this research are however at odds with those of Township A where Naab et al. [14] find that there were few changes to the primary occupation, mostly because the community was settled close to the waterbody.
Though equal participation by all affected persons has been found to yield positive results in resettlement, however, the results from the study showed that indigenes' suggestions were implemented in most situations [27, 79] . Though the local customary administration structure considered the settlers as citizens on the traditional area with the same rights and privileges of the indigenes (even with the seat on the traditional council), the Bui Power Authority did not treat the settlers the same way as the indigenes as seen in Table 3 . The authority's treatment of the settlers shows that they were viewed through Ollennu's [34] characterization of settlers, and so, the interests of the indigenes were placed above those of the settlers.
Due to the sensitive nature of the exercise of the power of compulsory land acquisition and resettlement, there need to be laws, rules, regulations, as well as plans regarding the process that are made clear and adhered to. The past resettlements had been covered by ad hoc rules formulated by the acquiring authority together with affiliated government departments [61] . This approach was however vacated in the Bui resettlement where the acquiring authority ensured the formulation of a plan prior to the resettlement. There was a further attempt to get the plans to the level of best practice standards, as shown by the World Bank Operational Manual on Involuntary Resettlement (OP/BP 4.12), to avoid the problems of the past resettlements. With respect to the adherence to the laws and regulations, the Lands Commission made sure to apply only the laws of Ghana, which is skewed towards ensuring a quick land acquisition [7, 19] . Though Anim-Odame [40] demonstrates the ability of the government to strictly adhere to the OP/BP 4.12 in other compulsory land acquisition projects.
Accountability
With respect to accountability, Newell and Wheeler [80] assert that a legitimate accountability claim needs explicit laws or implicit conventions about the responsible accountable body, and the rights and entitlements of the beneficiary could not be ascertained in the results. There was no law governing the resettlement process. The BPA was therefore under no obligation to account directly for the affected persons on matters of the resettlement. The Bui Power Authority (BPA), through its enabling act, was however accountable to the Sector Minister, who in turn is accountable to the national legislature, whose members are directly elected by the people. This long trace of accountability is characterized by Schedler [81] as "the challenge of the n-order accountability" that leads to failure since the second layer of accountability is vulnerable to the same failures as the first.
Conclusions
This study began with the aim of developing an assessment framework for monitoring good governance at the implementation phase of resettlement activities in customary lands. The study found that transparency, participation and inclusiveness, equity and rule of law and accountability were the relevant good governance principles to resettlement from compulsory land acquisition. The study further found that although the Bui Power Authority (BPA) largely adhered to good governance principles in the implementation of the Bui Dam Project (BDP), other foreseeable factors and circumstances such as the influence of the traditional authorities and the lands commission were not factored into the implementation. Thus, these militated against the application of good governance principles. The process also showed a bottom-up approach to the planning process, but a top-down approach in the implementation phase, with the people being kept ignorant about the happenings, and a resulting non-appreciation of the customary arrangements of the area, resulting in the unequal treatment of indigenes and settlers. This ultimately led to a huge loss of their livelihoods, as well as increased unemployment in the area. The involvement of professionals and the affected persons is not mandatory, and there is no room for the negotiation of the compensation assessment. Compulsory land acquisitions are being conducted in Ghana more often, and resettlement is becoming the preferred form of compensation in rural areas. The results also show an urgent need to review Ghana's laws and policies on compulsory land acquisition. If the negative impacts from the BDP are to be curbed and good governance principles applied, these issues need to be addressed. In conclusion, the developed framework is found to be effective as it can differentiate and isolate the problematic areas between the planning and the implementation phase of the resettlement. 
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